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The Yields and Non-Homestead Base Rate

The June “Yield Bill”

“For every $10,648 spent per equalized 
pupil, the homestead tax rate will be $1.00”

“For every $13,081 spent per equalized 

pupil, an eligible taxpayer will pay 2% of 

their household income.”

Property Dollar Equivalent Yield $10,648

Non-homestead Base Rate $1.594

Income Dollar Equivalent Yield $13,081



Dissecting a Property Tax Bill



Dissecting a Property Tax Bill



Dissecting a Property Tax Bill

Assessed Homestead/Non-

homestead values
Reduced by non-taxable exemptions, special exemptions

Municipal 

Property Taxes
Adjusted via voted exemptions 

which are different in each 

town

Education Property 

Taxes
Featuring… even more adjustments!

Summary & Payment 

Amounts



Dissecting a Property Tax Bill

Homestead Non-Homestead



Common Level of Appraisal
*

Taxable Non-
homestead 

Property Value

Non-homestead 
Education 

Property Tax
=

Non-Homestead Tax Rate

None shall pass 
without CLA

Non-homestead Base Rate

The CLA is applied to town education property tax rates to reflect the difference between grand list values in a town 

and PVR’s estimate of fair market value. the CLA helps ensure that all towns are paying their fair share of education 

property taxes, no matter when their last reappraisal happened.



Homestead



Homestead Tax Rate

Town Tax 
Rate for 
District

Town Tax Rate for 
Other Districts

(if any)

District Level 
Homestead 

Tax Rate

Merger 
Incentives 

(if any)
-( *

Actual 

Homestead 

Education 

Tax Rate

=

District Ed 
Spending

Excess Spending 
Penalties (if any)+ District Level  

Homestead 
Tax Rate

=

=

Equalized Pupil Count

Common Level of 

Appraisal

Proportion of Town’s 
Students Expected to Attend 

Each School District

Town Tax 
Rate for 
District +

)

( )

Per Pupil 
Spending=

Per Pupil 
Spending

Town and District Rates may be subject to 
Act 46 “throttling”



Income Sensitization: Education State Payment

Homestead

Resident households with 

income less than 

$136,500 are eligible to 

receive a “State Payment”

Resident households with 

income greater than 

$136,500 are not eligible 

to receive a “State 

Payment”

0.00



*
Taxable 

Homestead 
Property Value

Homestead 
Property Tax=

Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

Actual 

Homestead 

Education 

Tax Rate



Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

INC:   $0  - $47 K

INC: $47 K - $90 K

INC: $90 - $136.5 K



Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

INC:   $0  - $47 K

INC: $47 K - $90 K

INC: $90 - $136.5 K

Income Dollar Equivalent Yield



Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

INC:   $0  - $47 K

INC: $47 K - $90 K

INC: $90 - $136.5 K

*

Household Income 
from Prior 

Calendar Year 
(for all household members)

=

Amount 
Household Would 
Have Paid Based 

on Income

FOR INCOME 
SENSITIZATION, YOU 

NEED 25 SEPARATE 
COMPONENTS OF INCOME….

FROM EACH MEMBER OF 
YOUR HOUSEHOLD

Town Income 

Rate For Prior 

Calendar Year
× 2%



Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

INC:   $0  - $47 K

INC: $47 K - $90 K

INC: $90 - $136.5 K

Amount 
Household Would 
Have Paid Based 

on Income
Prior year 

Education Tax on 
Housesite Value 
Up to $225,000

Prior Year 
Education Tax on 
Housesite Value 
Up to $400,000

—
Education State 

Payment 
(Capped at $5,600)



Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

INC:   $0  - $47 K

INC: $47 K - $90 K

INC: $90 - $136.5 K

Prior Year 
Education Tax on 
Housesite Value 
Up to $400,000

Education State 
Payment 

(Capped at $5,600)

Prior Year 
Municipal Tax on 
Housesite Value

—

—
Municipal State 

Payment 
(Capped at $2,400)

Income 

Bracket

Super-Circuit-

Ed Rate

Income Bracket 

Limits

 $0   -   $10 K 0.50% $0 - $50

$10 K - $25 K 1.50% $150 - $375

$25 K - $47 K 2.00% $500 - $940

* =

Income 

Bracket

Super-Circuit 

Muni Rate

Municipal Income 

Bracket Limit

 $0   -   $10 K 1.5% $0 - $150

$10 K - $47 K 3.0% $300 - $1,410

* =



Household Income 

Greater than $136,500
Household Income 

Less than $136,500

Homestead Ed State Payment

INC:   $0  - $47 K

INC: $47 K - $90 K

INC: $90 - $136.5 K

Prior Year 
Education Tax on 
Housesite Value 
Up to $400,000

Education State 
Payment 

(Capped at $5,600)

Prior Year 
Municipal Tax on 
Housesite Value

—

—
Municipal State 

Payment 
(Capped at $2,400)

Income 

Bracket

Super-Circuit-

Ed Rate

Income Bracket 

Limits

 $0   -   $10 K 0.50% $0 - $50

$10 K - $25 K 1.50% $150 - $375

$25 K - $47 K 2.00% $500 - $940

Income 

Bracket

Super-Circuit 

Muni Rate

Municiple Income 

Bracket Limit

 $0   -   $10 K 1.5% $0 - $150

$10 K - $25 K 3.0% $300 - $750

* =

* =

Homestead

For homesteads with 

less than $136,500 in 

household income

100.00 1,009.00

9,018.34



Month Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Year 2019 2020  

State Government 2020 Legislative Session

Town Government Fiscal Year FY 2020 FY 2021

School Calendar Year 2019 - 2020 School Year 2020-21 School Year

Taxpayer Calendar Year 2019 2020  

Education Property Tax Timeline
START OF FY 2021



Month Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Year 2019 2020  

State Government 2020 Legislative Session

Town Government Fiscal Year FY 2020 FY 2021

School Calendar Year 2019 - 2020 School Year 2020-21 School Year

Taxpayer Calendar Year 2019 2020  

Education Property Tax Timeline

Tax Dept releases homestead rates

2019 income taxes submitted; 

property tax credit claim due

First property tax payment of FY 2021, 

Reduced by FY20 State Payment (PTC)

Payment Payment

START OF FY 2021

Yield bill is passed, setting yield rates for FY 2021



Month Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Year 2019 2020  

State Government 2020 Legislative Session

Town Government Fiscal Year FY 2020 FY 2021

School Calendar Year 2019 - 2020 School Year 2020-21 School Year

Taxpayer Calendar Year 2019 2020  

Education Property Tax Timeline

Tax Dept releases homestead rates

2019 income taxes submitted; 

property tax credit claim due

Payment

Yield bill is passed, setting yield rates for FY 2021

Tax Dept publishes CLA for each town; 

Commissioner’s Letter w/ predicted yields Town meeting: Towns vote on school budgets for 2020-21 school year

First property tax payment of FY 2021, 

Reduced by FY20 State Payment (PTC)

Payment

START OF FY 2021



Month Sep Oct Nov Dec Jan Feb Mar Apr May Jun Jul Aug Sep Oct Nov Dec

Year 2019 2020  

State Government 2020 Legislative Session

Town Government Fiscal Year FY 2020 FY 2021

School Calendar Year 2019 - 2020 School Year 2020-21 School Year

Taxpayer Calendar Year 2019 2020  

Education Property Tax Timeline

Tax Dept releases homestead rates

2019 income taxes submitted; 

property tax credit claim due

Payment

Schools begin preparing budgets for 

2020-21 School year

Town meeting: Towns vote on school budgets for 2020-21 school year
Tax Dept publishes CLA for each town; 

Commissioner’s Letter w/ predicted yields

Yield bill is passed, setting yield rates for FY 2021

First property tax payment of FY 2021, 

Reduced by FY20 State Payment (PTC)

Payment

START OF FY 2021





CLA

Property Yield Income Yield

Income 
Sensitization

Clarity

Contact: Douglas.Farnham@Vermont.Gov

We made it!


